
 

 

 

Date:   December 14, 2016  
 

To:   Interested Person  
 

From:   Benjamin Nielsen , Land Use Services  
  503 -823 -7812  / Benjamin.Nielsen@portlandoregon.gov  

 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 
The Bureau of Development Services has  appr oved a proposal in your neighborhood.  The 
mailed copy of this document is only a summary of the decision.  
The reasons for the decision are included in the version located on the BDS website 
http://www.portlandonline.com/bds/index.cfm?c=46429 .  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this decision.  
 

CASE FILE NUMBER : LU  16 -228504  DZM  ð GRANT 

WAREHOUSE MULTI -DWELLING RESIDENTIAL  
 

GENERAL INFORMATION  
 
Representative:  Ben White, Carleton Hart Architecture  

830 SW 1 0th Ave., Suite 200  
Portland, OR 97205  

 
Owner:  Travis Philips, Portland Com munity Reinvestment Initiativies  

6329 NE MLK  Blvd  
Portland , OR 97211  

 
Owner on Record:  City of Portland (Portland  Housing Bureau)  

421 SW 6th Ave #500  
Portland, OR 97204 -1620  

 
Developer:  Sarah Zahn, Gerding Edlen  

1477 NE Everett St  
Portland , OR 97209  

 
Inte rested Party:  Bobby Daniels, Portland Housing Bureau  

421 SW 6th Ave., Suite 500  
Portland , OR 97204  

 
Site Address:  3368 NE M L KING BLVD  
 
Legal Description:  BLOCK 13, CANCEL INTO R102083 / ALBINA, BLOCK 13, LOT 27;  

BLOCK 13, CANCEL INTO R102083 / ALBINA, B LOCK 13, LOT 28;  
BLOCK 13  LOT 26 -31, ALBINA;  BLOCK 13, CANCEL INTO R102083 / 
ALBINA, BLOCK 13, LOT 26  

Tax Account No.:  R009604280, R009604290, R009604300, R009604270  
 

http://www.portlandonline.com/bds/index.cfm?c=46429
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State ID No.:  1N1E26BB  04300, 1N1E26BB  04200, 1N1E26BB  01700 , 1N1E26BB  
04002  

Quarter Section:  2731  
 
Neighborhood:  Eliot, contact Mike Warwick at 503 -284 -7010.  
Business District:  North -Northeast Business Assoc, contact at chair@nnebaportland.org  
District Coalition:  Northeast Coalit ion of Neighborhoods, contact Zena Rockowitz at 503 -

388 -5070.  
 
Plan District:  Albina Community  
Other Designations:  Albina Community Plan Area, E liot Pedestrian District  
 
Zoning:  RHd  ð High Density Residential  
 
Case Type:  DZM ð Design Review with Modificati ons  
Procedure:  Type II ð an administrative decision with appeal to the Design 

Commission.  
 
Proposal:  
The applicant requests design review  for a new five -story multi -dwelling residential building in 
the Albina Community Plan District. The proposal includes common community space and 
approximately 6,000 square feet of neighborhood -serving commercial uses on the ground floor , 
with tuck -under and surface parking (29 spaces total) along the east side of the property. One 
òStandard Bó loading space is provided on site within the parking area. Eighty (80) residential 
dwelling units are proposed to occupy the upper stories.  
 
Three  modifications  to the applicable site -related zoning code development standards are 
requested:  

1) Parking area setbacks and landscaping ð Perimeter landscaping (33.266.130.G.2.d) and 
Interior landscaping (33.266.130.G.3)  ð Allow 6õ tall evergreen shrubs at the northeast 
corner of the property, screening the proposed electrical transformer, to substitute for 
required L2 landscaping along NE Ivy St and to substitute for required L3 landscaping 
along the east property line (requires one additional tree along each lot line ). 
 
Allow two of the required interior parking lot landscaping trees to be provided in a 
central courtyard area, rather than in l andscape planters directly adjacent to the 
parking lot.  
 
Allow a mixture of low deciduous and evergreen shrubs to substitute for required L2 
landscaping (requires 1 tree) between the parking lot and the lot line along NE Cook St.  

 
2) Standards for all bicycle  parking ð Bicycle racks (33.266.220.C.3)  ð Allow the required 2õ 

x 6õ space for each long -term bicycle rack to be reduced to 1õ-6ó x 6õ with racks hung 
vertically on the wall and staggered at 6ó vertically. 
 

3) Screening ð Mechanical Equipment (33.120.250.C)  - Allow  6õ tall evergreen shrubs at 
the northeast corner of the property, screening the proposed electrical transformer, to 
substitute for required L2 landscaping  along NE Ivy St and along the east property line.  
 

Design exceptions  to the Window Projectio ns Into Public Right -of-Way ð OSSC/32/#1 Code 
Guide standards are requested. A design exception is requested to standard E. Window Area to 
allow no windows on the sides of the 3õ-0ó deep window projections. A design exception is also 
requested to standard F. Width to allow the maximum width of each projecting window element 
to be 14õ-2ó instead of the 12õ-0ó maximum. 
 
This proposal has been updated since the mailed notice of proposal to include a Modification to 
the Screening standard for mechanical equipme ntñspecifically, the electrical transformer 
proposed at the northeast corner of the property. The location and screening around the 
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transformer remain unchanged since the original notice of proposal.  The proposal has also 
been updated to better clarify the  request for Modification #1.  
 
Design review is required for proposed new development in the òdó overlay zone of the Albina 
Community Plan District and for requested design exceptions to the Window Projections Into 
Public Right -of-Way Code Guide standards.  
 
Relevant Approval Criteria:  
In order to be approved, this proposal must comply with the approval criteria of Title 33.  The 
relevant criteria are:  
< 33.825 Design Review  
< 33.825.040 Modifications That Will 

Better Meet Design Review 
Requirements  

< Community De sign Guidelines  

 

ANALYSIS  
 
Site and Vicinity:   The 32,400 SF ( or 30,786 SF after  right -of-way dedications) subject site is 

located on the east side of NE Martin Luther King, Jr. Blvd [Major City Traffic Street, Regional 

Main Street, Major Transit Priority  Street, City Bikeway, Local Service Walkway, Major Emergency 

Response Street, Main Truck Street ] between NE Ivy Street [local service all modes ] and NE Cook 

Street [local service all modes ] in the Albina Community Plan District. (The site also lies within  

the Eliot Pedestrian District and the Albina Community Plan Area.) The property is currently 
vacant, as is the property across NE Ivy Street to the north, and another vacant parcel lies 
across NE MLK Blvd to the west.  Surrounding development along NE MLK consists of a mixture 
of newer multi -dwelling residential and mixed use developments and lower scale retail and 
commercial buildings. To the east of the site lies neighborhood with a mixture of lower -scale 
multi -dwelling and single -dwelling residential bui ldings.  
 
Zoning:   The High Density Residential  (RH) is a high density multi -dwelling zone which allows 
the highest density of dwelling units of the residential zones. Density is not regulated by a 
maximum number of units per acre. Rather, the maximum size of buildings and intensity of 
use are regulated by floor area ratio (FAR) limits and other site development standards. 
Generally the density will range from 80 to 125 units per acre. Allowed housing is characterized 
by medium to high height and a relativel y high percentage of building coverage. The major 
types of new housing development will be low, medium, and high -rise apartments and 
condominiums. Generally, RH zones will be well served by transit facilities or be near areas 
with supportive commercial ser vices. Newly created lots in the RH zone must be at least 10,000 
square feet in area for multi -dwelling development. There is no minimum lot area for 
development with detached or attached houses or for development with duplexes. Minimum lot 
width and depth  standards may apply.  
 
The òdó overlay promotes the conservation and enhancement of areas of the City with special 
historic, architectural or cultural value. New development and exterior modifications to existing 
development are subject to design review. T his is achieved through the creation of design 
districts and applying the Design Overlay Zone as part of community planning projects, 
development of design guidelines for each district, and by requiring design review.  In addition, 
design review ensures th at certain types of infill development will be compatible with the 
neighborhood and enhance the area.  
 
The Albina Community Plan District  implements the Albina Community Plan. The plan 
districtõs provisions are intended to ensure that new higher density commercial and industrial 
developments do not overwhelm nearby residential areas. Infill housing compatibility and 
affordability is encouraged by eliminating off -street parking requirements for small multi -
dwelling projects. The plan districtõs provisions also encourage the development of new housing 
along Martin Luther King Jr. Boulevard by allowing new housing projects to include ground 
level commercial uses that orient to King Boulevard.  
 



Decision Notice for LU 16 -228504  DZM ð Grant Warehouse Multi -Dwelling Residential  Page 4 

 

Land Use History :  City records indicate that prior , relevant  land u se reviews include the 
following:  
 
Á EA 16 -128781 : Early assistance meeting for a proposed six story multifamily residential 

development (Portland Housing Bureau) consisting of 81 units with ground floor retail.  
Á EA 16-127983 : Cancelled early assistance meeti ngñsee EA 16 -128781 instead.  
Á LU 10 -149847 DZ : Proposal for a 28 unit, multi -unit residential building. Application 

withdrawn.  
Á EA 10 -135036 : Early assistance meeting for a proposed 28 unit residential development 

with 24 townhouse units and 4 live/work flat sñ3 stories and 42 parking spaces.  
Á EA 07 -146773 PC : Pre-application conference for two proposed residential buildings 

with a total of 36 units.  
Á IQ 06 -153359 : Documentation of request to remove the site from the cityõs Historic 

Resource Inventory (removed o n 02/15/2015).  
Á LU 61 -036062 (VZ 334 -61): Variance permission to locate a 25õx12õ-6ó illuminated 

poster panel to be attached to the existing sign structure and be seen by traffic 
southbound on NE Union Ave.  

 
Agency Review:  A òNotice of Proposal in Your Neighborhoodó was mailed November 4, 2016 .  
The following Bureaus have responded with no issues or concerns:  
Á Site Development Section of BDS  
Á Portland Fire Bureau  

 
The Bureau of Environmental Services responded no objections to the proposal and with 
comments ab out sanitary infrastructure and stormwater management . Please see Exhibit E -1 
for additional details.  
 
The Bureau of Transportation Engineering responded with no objections to the proposal and 
with comments about required dedications and Title 17 and Title  33 requirements.   Please see 
Exhibit E -2 for additional details.  
 

Staff notes that the required right -of-way dedications are indicated on the proposal site plan.  
 
The Water Bureau responded with  no objection to the proposal and with information about 
avai lable water service to the site.   Please see Exhibit E -3 for additional details.  
 
The Life Safety Section of BDS  responded with a comment indicating that a building permit is 
already under review.   Please see Exhibit E -4 for additional details.  
 
Neighborho od Review:  A Notice of Proposal in Your Neighborhood was mailed on November 4, 
2016 .  One written response  has  been received from either the Neighborhood Association or 
notified property owners in response to the proposal.  
Á Allan Rudwick, Land Use Chair, El iot Neighborhood Association, letter dated Nov 9, 

2016 and received via email Nov 30, 2016 ð Letter indicating general support for the 
proposed new building with objection to the requested bicycle parking Modification.  

 

Staff forwarded this email to the ap plicant and responded to Mr. Rudwick explaining 

research that City staff has undertaken , studying long -term bicycle parking racks that are 

installed around the city with 18ó spacing and that are staggered vertically.  
 

ZONING CODE APPROVAL CRITERIA  
 

(1) Cha pter 33.825 Design Review  
 
Section 33.825.010 Purpose of Design Review  
Design review ensures that development conserves and enhances the recognized special design 
values of a site or area.  Design review is used to ensure the conservation, enhancement, and  
continued vitality of the identified scenic, architectural, and cultural values of each design 
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district or area.  Design review ensures that certain types of infill development will be 
compatible with the neighborhood and enhance the area.  Design review is also used in certain 
cases to review public and private projects to ensure that they are of a high design quality.  
 
Section 33.825.055 Design Review Approval Criteria  
A design review application will be approved if the review body finds the applicant to  have 
shown that the proposal complies with the design guidelines for the area.  

 
Findings:  The site is designated with design overlay zoning (d), therefore the proposal 
requires Design Review approval.  Because of the siteõs location, the applicable design 
guidelines are the Community Design Guidelines.  

 
Community Design Guidelines  
The Community Design Guidelines consist of a set of guidelines for design and historic design 
cases in community planning areas outside of the Central City. These guidelines ad dress the 
unique and special characteristics of the community plan area and the historic and 
conservation districts. The Community Design Guidelines focus on three general categories: (P) 
Portland Personality,  which establishes Portland's urban design fram ework; (E) Pedestrian 
Emphasis,  which states that Portland is a city for people as well as cars and other movement 
systems; and (D) Project Design,  which assures that each development is sensitive to both 
Portland's urban design framework and the users of the city.   
 

Staff has considered all guidelines and has addressed only those guidelines considered 

applicable to this project.  
 
P1.   Plan Area Character.  Enhance the sense of place and identity by incorporating site and 
building design features that res pond to the areaõs desired characteristics and traditions. 
 
D7.   Blending into the Neighborhood. Reduce the impact of new development on established 
neighborhoods by incorporating elements of nearby, quality buildings such as building details, 
massing, pr oportions, and materials.  
 

Findings for P1 & D7: The proposed new building fills in an existing gap in the urban 
fabric along NE MLK Blvd with a new, five -story mixed -use structure. The proposed 
building includes the following features that help to enhance  the sense of place and 
identity in the neighborhood and reduce the impact of new development on the 
established neighborhood:  

< The proposed building is of a similar scale and height as other nearby buildings 
along the east side of NE MLK Blvd. Immediately to the south of the subject site, 
across NE Cook St, lies a five -story brick building with a small amount of ground 
floor retail use. The lot immediately to the north, between NE Ivy St and NE 
Fremont St remains undeveloped, while a four -story mixed -use bu ilding lies to 
the north of that block at the intersection of NE Fremont St and NE MLK, also 
clad in brick. Altogether, the two relatively -new buildings and the proposed 
building represent the envisioned character for the NE MLK Blvd corridor.  

< The proposed  exterior cladding materials, including brick as the primary 
cladding, with metal panel and Artisan fiber cement lap siding accents, integrate 
well with other building materials used in the immediate neighborhood.  

< The storefront system used at the base of the building and retail and amenity 
space uses continue the pattern of small -scale retail and other public -serving 
uses that exists along much of the ground level of buildings along NE MLK Blvd.  

< The upper story windows and projecting window bays are arrang ed rationally and 
repeat in a regular pattern that recalls traditional multi -dwelling and mixed -use 
development and reflects the character of the adjacent Magnolia mixed -use 
residential building.  

< The proposed building provides affordable housing opportunit ies for workforce 
and limited income tenants who may have felt (or feel) economic pressure to move 
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out of the neighborhood, and it also responds to the neighborhoodõs historic 
residential population of industrial workers.  

 

Therefore, these guidelines are m et. 
 
E1.   The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks 
and paths for pedestrians that link destination points and nearby residential areas while 
visually and physically buffering pedestrians from vehicle areas.   
 
E2.   Stopping Places. New large -scale projects should provide comfortable places along 
pedestrian circulation routes where people may stop, visit, meet, and rest.  
 

Findings for E1 & E2:   The proposal will provide safe, attractive, and efficient pedestrian 
connections around and through the site and a well integrated set of places for people to 
linger and rest along the public rights -of-way and the siteõs interior. Specific features that 
will ensure the creation of a successful pedestrian network and success ful stopping 
places include:  

< The complete reconstruction of the sidewalks in the right -of-way surrounding all 
three sides of the site to current PBOT standards.  In addition, the proposal 
includes dedications of 5õ to the public right-of-way along NE MLK Bl vd and 2õ 
along both NE Cook St and NE Ivy St.  

< The residential lobby and ground -floor retail spaces are oriented towards the 
public sidewalks. Back of house uses are minimized along the public sidewalks 
and are located on the streets with lower pedestrian,  transit, and bicycle 
classifications ñi.e., NE Ivy Street and NE Cook Street.   

< The main lobby entrance is set back  from NE MLK Blvd, creating a stopping place 
for pedestrians entering and exiting the building. Similar, smaller recesses are also  
used at the  retail entries.  

< A 6õ-wide sidewalk connects NE Ivy Street and NE Cook Street  through the 
structured and surface parking area on the east side of the building and connects 
to a large interior courtyard and small playground in the middle of the site for use  
by residents and their guests.  

< Pedestrian -scaled lighting is proposed along the 6õ sidewalk on the east side of the 
building as well as in the central courtyard area and at building entries.  

 

Therefore, these guidelines are met.  
 
E3.   The Sidewalk Level of Buildings. Create a sense of enclosure and visual interest to 
buildings along sidewalks and pedestrian areas by incorporating small scale building design 
features, creating effective gathering places, and differentiating street level facades.  
 
E4.   Cor ners that Build Active Intersections. Create intersections that are active, unified, 
and have a clear identity through careful scaling detail and location of buildings, outdoor areas, 
and entrances.  
 
E5.   Light, Wind, and Rain. Enhance the comfort of pede strians by locating and designing 
buildings and outdoor areas to control the adverse effects of sun, shadow, glare, reflection, 
wind, and rain.  
 
D2.   Main Entrances. Make the main entrances to houses and buildings prominent, 
interesting, pedestrian acces sible, and transit -oriented.  
 

Findings for E3, E4, E5, & D2: The proposal includes a number of design features that 
work to create a successful pedestrian and visual experience at the ground floor of the 
building. These features include:  

< A storefront windo w system is incorporated into the design of the street -facing 
portions of the ground floor as well as a section of the courtyard -facing ground 
floor. These windows are set on a low concrete curb and extend to the canopy 
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system which extends over the sidewa lk, providing generous views into the active 
ground floor retail and residential amenity spaces. In addition, some of these 
windows are operable sliders, which add further visual interest to the building 
along the sidewalk and create more opportunities for  connections between the 
interior and the sidewalk.  

< Textured concrete forms the remainder of the ground floor wall system. The 
texture serves to add warmth and relief to this otherwise cold material, improving 
the quality of the pedestrian experience where  these walls are used.  

< Overhead doors are proposed ñone each along NE Ivy Street and NE Cook Street. 
The proposed doors are colored to match the storefront windows used throughout 
the ground floor and are glazed to better complement the storefront system. T he 
overhead door on the north elevation (NE Ivy Street) opens into the retail space; 
however the overhead door at the south elevation (NE Cook Street) opens into the 
trash room. It is not clearly indicated whether the glazing into the trash room will 
be cl ear or translucent, however ñthough to ensure the best pedestrian experience 
along NE Cook Street, the glazing in the overhead door and the adjacent person -
door should be translucent to obscure views into the trash room.  

< Retail spaces are located at both th e northwest and southwest corners of the 
building, helping to bring life and activity to these very visible corners facing NE 
MLK Blvd.  

< An integrated, metal clad canopy system extends 5õ over the sidewalk for much of 
the ground floor along NE MLK Blvd and along the western portions of the ground 
floor along both NE Ivy and NE Cook Streets. This canopy system provides weather 
protection and creates a sense of enclosure for  passing pedestrians as well as 
serving as a design feature connecting the projecting w indow bays above.  

< The main lobby entrance is set back from NE MLK Blvd, creating a stopping place 
for pedestrians entering and exiting the building and providing additional 
protection from sun, wind, and rain. Similar, smaller recesses are also used at the  
retail entries.  Entries to all spaces are provided facing NE MLK Blvd, with 
secondary entries facing the side streets, ensuring that these spaces are transit -
oriented.  
 

With the condition of approval that the overhead door and the person -door on the sout h 

elevation, both of which open into the trash room, shall have translucent rather than clear 

glazing, these guidelines will be met.  
 
D1.   Outdoor Areas.  When sites are not fully built on, place buildings to create sizable, usable 
outdoor areas. Design th ese areas to be accessible, pleasant, and safe.  Connect outdoor areas 
to the circulation system used by pedestrians.  
 
D3.   Landscape Features.  Enhance site and building design through appropriate placement, 
scale, and variety of landscape features.  
 

Find ings for D1 & D3: The proposal includes the following features that create 
successful , usable  outdoor areas and landscaping:  

< A large semi -private courtyard and playground area is located in the center of the 
subject site on the east side of the proposed bu ilding. This courtyard area is 
connected to a pedestrian pathway that traverses the site from north to south and 
provides access to the parking area. The courtyard includes a raised planter that 
divides the large space into smaller areas. The northern area  contains a paved 
area, benc hes, and a small grove of trees. Additional benches also lie on the south 
side of the planter and face the playground area. A paved area to the south of the 
playground lies in front of the eastern door into the residential lobby , providing an 
informal gathering place near this entrance.  

< The main residential lobby entry off of NE MLK Blvd is recessed into the site by 
approximately 16õ, providing an informal gathering and stopping place off the 
street. Small raised planters are pla ced on either side of the entry doors to soften 
and further define this space.  
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< Tall evergreen shrubs are proposed to be planted  around the electrical transformer 
that is located at the northeastern corner of the site. These will help to screen this 
mechani cal equipment from the adjacent sidewalk.  

< Small trees and shrubs are proposed to be planted on a raised planting area, 
supported by a retaining wall, on the east side of the property. This retaining wall 
helps to transition the grade from the site to the a djacent properties, and the trees 
and shrubs planted above this retaining wall will provide additional screening of 
the parking area from the residential properties to the east.  

< Star jasmine vines are proposed in small at -grade planters in front of the wal led 
portion of the structured parking area facing both NE Ivy St and NE Cook St. 
These vines, should they grow successfully, will help to soften these walls and 
provide additional visual interest to these portions of the building.  

 

Therefore, these guideli nes are met.  
 
D4.   Parking Areas and Garages. Integrate parking in a manner that is attractive and 
complementary to the site and its surroundings. Locate parking in a manner that minimizes 
negative impacts on the community and its pedestrians. Design park ing garage exteriors to 
visually respect and integrate with adjacent buildings and environment.  
 

Findings:  The proposed parking area is a combination of structured, at -grade 
tuck -under parking and surface parking. The structured tuck -under parking is 
locat ed on the north and south sides of the site, where the U -shaped building 
extends over the parking lot and drive aisle.  The overhaning wings of the 
building help to shield the parking area in these locations from the street and 
integrate it into the overall  development.  
 
Small trees and shrubs are proposed to be planted on a raised planting area, 
supported by a retaining wall, on the east side of the property. This retaining 
wall helps to transition the grade from the site to the adjacent properties, and 
th e trees and shrubs planted above this retaining wall will provide additional 
screening of the parking area from the residential properties to the east. 
Additional landsacpe screening is proposed at the north and south ends of the 
parking area to further sc reen the parking area from the street.  
 
Lighting proposed in the parking area should have little effect on adjoining  
residential properties. The surface -mounted fixtures proposed under the 
building overhangs will cast the majority of their light towards th e ground with 
little to no light cast outwards towawrds the adjacent residential  properties.  
Two pole -mounted downlighting fixtures are also proposed at the surface 
parking area . The fact that these lights are aimed downwards, towards the 
parking lots, hel ps to limit their glare impacts on adjacent properties and 
reduce light pollution, making them better integrated components in regards 
to adjacent buildings and the environment. The remainder of parking lot 
lighting is provided by ambient lighting from the  building and the central 
courtyard.  
 

Therefore, this guideline is met.  
 
D5.   Crime Prevention. Use site design and building orientation to reduce the likelihood of 
crime through the design and placement of windows, entries, active ground level uses, and 
outdoor areas.  
 

Findings: The proposal includes the following components that will help reduce the 
likelihood of crime:  

< The building is built up to its street edges and has active uses in the form of retail 
and community/amenity space on the ground level a long the NE MLK Blvd 
frontage as well as portions of the NE Ivy and NE Cook St frontages. Large 



Decision Notice for LU 16 -228504  DZM ð Grant Warehouse Multi -Dwelling Residential  Page 9 

 

storefront window systems provide views both into and out from these spaces, 
allowing for òeyes on the streetó surveillance of the street. Entries into these 
spaces are provided directly off of the sidewalks along which these spaces are 
oriented.  

< Pedestrian -scaled lighting is proposed along the 6õ sidewalk on the east side of the 
building as well as in the central courtyard area and at building entries.  Additiona l 
lighting is also provided in the structured and surface parking areas. Together, 
these fixtures help to ensure that activities in these exterior spaces are well -
illuminated.  
 

Therefore, this guideline is met.  
 
D8.   Interest, Quality, and Composition. All parts of a building should be interesting to view, 
of long lasting quality, and designed to form a cohesive composition.  
 

Findings: The proposed buildingõs primary massing and compositional 
concepts are clearly defined and articulated around the building . The building 
is a simple five -story, U -shaped mass organized around a central courtyard. 
The primary, street -facing facades are defined by a clearly defined base of 
storefront windows and cast -in -place , textured  concrete, while the upper 
stories are deli neated by a white -colored, ribbon -like, metal -clad canopy 
between the base and the upper stories and that wraps around proposed 
projecting window bays on the west, north, and south facades. The same white 
ribbon extends inwards at the main residential lobb y entrance to give it more 
prominence. The east -facing and courtyard -facing  facing elevations retain the 
same overall composition, but without the white ribbon separating the base 
from the upper stories.  
 
In addition to the basic massing and compositional concept described above, 
the following features and details will help to ensure that the project will be 
built of high -quality materials, will be cohesively composed, and will be 
interesting to view:  
 

< The proposed design incorporates durable Norman brick o n the upper four stories 
of the building. The proposed brick color will be a dark brown color with a 
òMissionó texture, and will be set off from the wall in a rainscreen configuration. In 
addition to providing weathering benefits, the rainscreen  will allow  the windows 
set within the brick to have extra punch, with the glazing set back at least 6ó from 
the exterior face of the brick.  

< An aluminum storefront system is proposed at the ground level. The sills of the 
storefront system will be set on a raised con crete curb that will help to improv e 
the durability of the system. The storefront system will use dark -colored mullions 
and frames, and each panel will be divided into a three -part design, with a small, 
lower glazed panel, and large glazed panel in the mid dle, and a transom window 
(or louver in some areas) at the top. Some of the large glazed middle panels are 
replaced with operable, sliding glazing in some areas, identified on the elevations.  
The storefront system also complements and integrates well with the proposed 
textured concrete also used at the ground level.  

< The white -colored  ribbon  proposed on the west façade and continuing onto 
portions of the north and south facades adds a functional yet playful element to 
the buildingõs public faces. This ribbon helps to fully integrate the projecting 
window bays and clearly define the buildingõs main residential entrance. It is 
proposed to be clad with prefinished white metal panels, fascia, and standing 
seam metal roofing.  

o The prefinished white metal panels ar e 7ó wide at 22-gauge thickness (see 
Exhibit C -52). This should be sufficient to prevent most oil -canning and 
pillowing in the material.  
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o The fascia will be used on the narrow faces of the ribbon. It is a pre -
manufactured snap -on system which is also pre -finished (see Exhibit C -
52). The 22 -gauge steel is given further rigidity and support by a 20 -gauge 
formed steel rail onto which the fascia is mounted. This should also help to 
prevent most oil -canning and pillowing on the fascia.  

o The standing seam metal roo fing will clad the òroofó portion of the ribbon 
and will match the fascia and panels in color and finish.  

< Orange sunshades  are placed above and/or around some windows on the west 
and south elevations. Though functional, these pre -finished aluminum sunshade s 
also provide a pop of color for additional interest and add another layer of depth to 
the façade.  

< Side-wall louvered exhaust vents are located primarily in the brick cladding, 
though some are also located in the white metal panels. The detail provided 
in dicates that these are prefinished aluminum; however, the color of the proposed 
vents is not clearly indicated. These vents should be colored to match the wall into 
which they are placed, and a condition of approval can help to guarantee their 
integration into the façade.  

< Commercial -grade vinyl windows are proposed for use on the upper stories. These 
will be dark -colored to match the storefront windows below . PTAC grilles are 
integrated into the window system and set flush  with the wall system. Metal trims 
used around the windows match the dark coloring of the windows themselves, 
further integrating the system.  

< Overhead doors  are proposed ñone each along NE Ivy Street and NE Cook Street. 
The proposed doors are colored to match the storefront windows used thro ughout 
the ground floor and are glazed (clear at the north elevation and translucent at the 
south through a condition of approval, above) to better complement the storefront 
system.  

< Ground -level louvers  face the parking lot and courtyard in specific locat ions. These 
louvers are colored to match the storefront window system framing. They are also 
set deeply within the textured concrete walls at the ground floor, echoing the 
placement of the storefront windows within the concrete walls.  

 
Window projections a re proposed on the west, north, and south facades of the 
building to add both visual interest to the public -facing facades and to provide 
additional living area in the dwelling units. Though they do not conform 
entirely to code guide standards, the propose d exceptions to provide no side 
windows on the bays and to increase the allowed width of each bay beyond 12õ 
function well within the overall building composition. Indeed, placing windows 
on the sides of the projecting bays would disrupt the continuity of the white 
ribbon described above. The width of the proposed bay windows is also 
emphasized with the use of Artisan fiber cement lap siding and wider windows 
within the bays as compared to those within the primary walls. The 
proportions of th e proposed wind ow projections, though, integrate 
harmoniously with the overall composition of the facades, justifying the 
request to increase the allowed width of each bay beyond the code guide 
standard.  
 
Altogether, the proposed exterior design forms a cohesive composit ion of well -
detailed and durable materials.  
 

With the condition of approval that the side -wall louvered exhaust vents shall be 

colored to match the wall into which they are placed , this guideline will be met.  
 

(2) 33.825.040 Modifications That Will Better Meet Design Review 
Requirements  
The review body may consider modification of site -related development standards, including the 
sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review 
process.  These modifications are done as part of design review and are not required to go 
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through the adjustment process.  Adjustments to use -related development standards (such as 
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are 
required to go through the adjustment process.  Modifications that are denied through design 
review may be requested as an adjustment through the adjustment process.  The review body 
will approve requested modifications if it finds that the applicant has shown that th e following 
approval criteria are met:  
 
A. Better meets design guidelines.   The resulting development will better meet the 

applicable design guidelines; and  
B.  Purpose of the standard.   On balance, the proposal will be consistent with the purpose of 

the standar d for which a modification is requested.  

 
Modification #1: Parking area setbacks and landscaping ð Perimeter landscaping 
(33.266.130.G.2.d) and Interior landscaping (33.266.130.G.3)  ð Allow 6õ tall evergreen 
shrubs at the northeast corner of the property, screening the proposed electrical transformer, 
to substitute for required L2 landscaping  along NE Ivy St and to substitute for required L3 
landscaping along the east property line  (requires one additional tree along each lot line ). 
 
Allow two of the requir ed interior parking lot landscaping trees to be provided in a central 
courtyard area, rather than in landscape planters directly adjacent to the parking lot.  
 
Allow a mixture of low deciduous and evergreen shrubs to substitute for required L2 
landscaping ( requires 1 tree) between the parking lot and the lot line along NE Cook St.  

 

Purpose Statement : 33 .266.130 , Development Standards for All Other Uses . The 

development standards promote vehicle areas which are safe and attractive for motorists 
and pedestrian s. Vehicle area locations are restricted in some zones to promote the desired 
character of those zones. Together with the transit street building setback standards in the 
base zone chapters, the vehicle area restrictions for sites on transit streets and in  
Pedestrian Districts:  

< Provide a pedestrian access that is protected from auto traffic; and  
< Create an environment that is inviting to pedestrians and transit users.  

< The parking area layout standards are intended to promote safe circulation within 
the parki ng area, provide for the effective management of stormwater runoff from 
vehicle areas, and provide for convenient entry and exit of vehicles. The setback and 
landscaping standards:  

< Improve and soften the appearance of parking areas;  

< Reduce the visual impac t of parking areas from sidewalks, streets, and especially 
from adjacent residential zones;  

< Provide flexibility to reduce the visual impacts of small residential parking lots;  

< Direct traffic in parking areas;  

< Shade and cool parking areas;  

< Reduce the amount  and rate of stormwater runoff from vehicle areas;  

< Reduce pollution and temperature of stormwater runoff from vehicle areas; and  

< Decrease airborne and waterborne pollution.  

 

Standard: 33. 266.130.G.2.d, Perimeter landscaping . The minimum setbacks and 

landsc aping standards required are provided in Table 266 -5.  
(1) Surface parking abutting streets, and C, E, and I zones. Where a surface parking 

area abuts a street lot line, or a C, E, or I zone lot line, only the minimum required 
setbacks must be landscaped. The landscaping must meet the L2 standard of 
Chapter 33.248, and must be adjacent to the parking area and driveway. Where a 
setback is provided that is greater than the required minimum, the landscaping 
must be placed within 25 feet of the edge of the parking area and driveway. To 
provide connectivity between sites, a single driveway up to 20 feet wide may 
interrupt the landscaping that abuts a C, E, or I zone lot line.  

(2) Surface parking abutting OS and R zones. Where a surface parking area abuts an 
OS or R zone lot line, only the minimum required setbacks must be landscaped. The 
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landscaping must meet the L3 standard of Chapter 33.248, and must be adjacent to 
the parking area and driveway. Where a setback is provided that is greater than the 
required minimum, the landscaping must be placed within 25 feet of the edge of the 
parking area and driveway.   

 

Standard:  33.266.130.G.3, Interior landscaping . The regulations of this paragraph apply to 

all surface parking areas except stacked parking areas. For stacked parking  areas, see 
Section 33.266.140 below.  

a.  Amount of interior landscaping required. In all zones, interior landscaping must be 
provided for sites where there are more than 10 parking spaces on the entire site. At 
least 45 square feet of interior landscaped  area must be provided for each parking 
space.  

b.  The landscape materials must comply with the P1 standard of Chapter 33.248.  
c.  The landscaping must be dispersed throughout the parking area. All of the required 

landscape area may be in the parking are a, or some may be in the loading area.  
d.  Perimeter landscaping may not substitute for interior landscaping. However, interior 

landscaping may join perimeter landscaping as long as it extends at least four feet 
into the parking area from the perimeter la ndscape line.  

e.  Exception for existing parking lots. Where compliance with Subparagraph G.3.a, 
above, would result in the loss of existing required parking spaces, the amount of 
parking required is reduced by the amount needed to accommodate the minimum  
landscaping required.  

f.  Layout of interior landscaped areas. The layout of the interior landscaped areas 
must meet either one or a combination of the standards of this subparagraph:  
(1)  Option 1: Landscape strips. See Figure 266 -5.  
Á Interior landscap ing must be arranged in landscape strips at least four feet 

wide between rows of parking stalls.  
Á Where the front portions of parking stalls are landscaped as allowed by 

Paragraph F.4, the landscaped portion of the parking stall must be adjacent 
to the four -foot landscape strip.   

(2) Option 2: Other landscape patterns. See Figure 266 -6.  
Á Interior landscaping must be arranged in areas at the ends of rows of 

parking or between parking spaces within rows of parking.  
Á Interior landscaping may join perimeter lands caping as long as the interior 

landscape area extends at least 4 feet into the parking area from the 
perimeter landscape line.  

Á Landscaping that abuts, but does not extend into, the parking area may be 
included as interior landscaping if all of the followin g are met:  
ĭ  The abutting landscaped area must be in addition to required perimeter 

landscaping;  
ĭ  Only the first 10 feet of the abutting landscaped area, measured from the 
edge of the parking area, may be included as interior landscaping; and ĭ 
The landscaped are a is not abutting and parallel to required perimeter 
landscaping.  

g.  Individual tree -planting spaces. Where an individual tree is planted in a space 
surrounded by pavement, the planting area must have a minimum interior 
dimension of five feet. See Figure  266 -7.  

 

A. Better meets design guidelines.  The resulting development will better meet the applicable 

design guidelines; and  
 

Findings: The proposed transformer  for the new building  needs to be located 
along one of the siteõs three frontages, with NE Ivy Street being the utilityõs 
preference. In this area of northeast Portland, these transformers are placed 
either on standalone pads or within the building, with access directly to the 
street. By locating the transformer on a separate pad at the far east end  of the 
property, a larger amount of ground floor area remains available for active 
uses along the street, such as the retail space at the corner of NE Ivy St and 
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NE MLK Blvd, better meeting Guidelines E3 ð The Sidewalk Level of Buildings & 

E4 ð Corners th at Build Active Intersections . Alternatively , other back of house 

uses and service areas could have been pushed farther into the interior of the 
site to accommodate a transformer room in the building, reducing the size of 
the central courtyard. Thus, by pl acing it in its proposed location, additional 

usable outdoor space is preserved, better meeting Guidelines D1 ð Outdoor 

Areas &  D3 ð Landscape Features.  This evergreen screen, along with the 

overhead portions of the building immediately to the west of the transformer, 

help to ensure that the parking area is well -integrated into the site (Guideline 

D4 ð Parking Areas and Garages).  

 
The proposed Modification to the interior parking lot landscaping portion of the 
standard allows for the creation of a more -coherently designed central 
courtyard space. The trees within the courtyard are arranged to provide shade 
on the play area and to create more intimate spaces in other parts of the 
courtyard. Through these landscape design moves, the proposal better meets 

Guide lines E2 ð Stopping Places, D1 ð Outdoor Areas, and  D3 ð Landscape 

Features.  
 
Finally, the proposed Modification to perimeter landscaping at the south edge 
of the parking lot allows for more building presence along the street . The upper 
stories of the prop osed building extend  much closer to the eastern property 
line than the ground floor of the building in this area, covering much of the 
southern portion of the parking area and, consequently, creating a more urban 
condition in keeping with the neighborhood and better integrating the parking 

area into the proposed development (Guidelines P1 ð Plan Area Character, D4 ð 

Parking Areas and Garages, & D7 ð Blending into the Neighborhood).  The shrubs 

proposed to be provided still retain a mixture of deciduous and e vergreen 
varieties, and one evergreen variety may grow as tall as 5õ, helping to screen 
the remaining portion of the parking area that could still receive plants 

(Guideline D4 ð Parking Areas and Garages).  

 

B. Purpose of the standard.  On balance, the propo sal will be consistent with the purpose of 

the standard for which a modification is requested.  
 
Findings:  The parking lot development standards are intended  to promote 
vehicle areas which are safe and attractive for motorists and pedestrians . This 
includes  improving and softening the appearance of parking areas from 
streets, sidewalks, and adjacent residential properties; shading and cooling 
parking areas; and reducing the amount, rate, and temperature of stormwater 
runoff and pollution in stormwater runoff  from vehicle areas. The proposed 
Modifications will still result in perimeter parking lot screening and interior 
parking lot landscaping that helps to visually soften the proposed parking lot, 
while the building projections over the parking lot will signi ficantly reduce the 
amount of stormwater hitting the parking area and provide more cooling and 
shading than trees the additional trees alone would have. Thus, the proposal is 
consistent with the purpose of the standards being modified.  
 

Therefore, the Modi fication merits approval.  
 
Modification #2: Standards for all bicycle parking ð Bicycle racks (33.266.220.C.3)  ð Allow 
the required 2õ x 6õ space for each long -term bicycle rack to be reduced to 1õ-6ó x 6õ with racks 
hung vertically on the wall and stagger ed at 6ó vertically. 
 

Purpose Statement : These standards ensure that required bicycle parking is designed so 

that bicycles may be securely locked without undue inconvenience and will be reasonably 
safeguarded from intentional or accidental damage.  
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Standar d: 33.266.220.C.3.b. Bicycle racks. The Portland Bureau of Transportation 

maintains a handbook of racks and siting guidelines that meet the standards of this 
paragraph. Required bicycle parking may be provided in floor, wall, or ceiling racks. Where 
requir ed bicycle parking is provided in racks, the racks must meet the following standards:  

a. The bicycle frame and one wheel can be locked to the rack with a high security, U -
shaped shackle lock if both wheels are left on the bicycle;  

b.  A space 2 feet by 6 feet must be provided for each required bicycle parking space, so 
that a bicycle six feet long can be securely held with its frame supported so that the 
bicycle cannot be pushed or fall in a manner that will damage the wheels or 
components. See Figure 266 -11; and  

c. The rack must be securely anchored.  

 

A. Better meets design guidelines.  The resulting development will better meet the applicable 

design guidelines; and  

 

Findings:  The proposed design includes 88 long -term bicycle racks located on 
the ground fl oor. Most, though not all, of these racks will be wall -mounted 
racks from which bikes can be hung. These racks are proposed to be spaced at 
18ó horizontally and staggered 6ó vertically. The remainder of the long -term 
bicycle parking spaces on the ground fl oor will be provided with floor mounted 
racks spaced at the code -required 2õ spacing. 
 
Providing racks with 18ó spacing instead of 24ó spacing will allow for a smaller 
long -term bike parking room, which is an essentially inactive storage/parking 
use, and w ill allow for more room for active uses on the ground floor, such as 
the nearby retail space. This will help the proposed building to better meet 
guidelines that encourage active uses along the ground floor to provide for a 

better pedestrian experience (Guidelines E3 ð The Sidewalk Level of Buildings & 

E4 ð Corners that Build Active Intersections)  and better integrate into the mixed -

use character of the neighborhood (Guidelines P1 ð Plan Area Character & D7 

Blending into the Neighborhood).  

 

B. Purpose of th e standard.  On balance, the proposal will be consistent with the purpose of 

the standard for which a modification is requested.  
 

Findings:  The proposed vertically -oriented wall -mounted bicycle rack system 
is engineered to stagger bikes vertically by 6ó to allow the handle bars to 
overlap. This allows the racks to provide the same level of service that would 
be provided by a standard 24ó on center spacing within an 18ó space. A 5õ 
minimum aisle is still provided behind each bicycle rack. The racks will be 
located within a secure, separate bike parking room . The bicycle parking 
system itself is safe and secure and located in a convenient area for use by 
residents and employees of the retail spaces . The proposal is consistent with 
the purpose statement of the b icycle parking standards.  
 

Therefore, this Modification merits approval.  
 

Modification #3: Screening ð Mechanical Equipment (33.120.250.C)  - Allow  6õ tall evergreen 
shrubs at the northeast corner of the property, screening the proposed electrical transform er, 
to substitute for required L2 landscaping  along NE Ivy St and along the east property line.  
 

Purpose Statement:  The screening standards address specific unsightly features which 

detract from the appearance of multi -dwelling residential areas.  
 

Standard : 33.120.250.C, Mechanical equipment. Mechanical equipment located on the 

ground, such as heating or cooling equipment, pumps, or generators must be screened 
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from the street and any abutting residential zones by walls, fences, or vegetation. Screening 
must  comply with at least the L2 or F2 standards of Chapter 33.248, Landscaping and 
Screening, and be tall enough to screen the equipment. Mechanical equipment placed on 
roofs must be screened in one of the following ways, if the equipment is within 50 feet of  an 
R zone:  

1.  A parapet along facades facing the R zone that is as tall as the tallest part of the 
equipment;  

2.  A screen around the equipment that is as tall as the tallest part of the equipment; or  
3.  The equipment is set back from roof edges faci ng the R zone 3 feet for each foot of 

height of the equipment.  
 

A. Better meets design guidelines.  The resulting development will better meet the applicable 

design guidelines; and  
 

Findings:  The proposed transformer for the new building needs to be locate d 
along one of the streets three frontages, with NE Ivy Street being the utilityõs 
preference. In this area of northeast Portland, these transformers are placed 
either on standalone pads or within the building, with access directly to the 
street. By locati ng the transformer on a separate pad at the far east end of the 
property, a larger amount of ground floor area remains available for active 
uses along the street, such as the retail space at the corner of NE Ivy St and 

NE MLK Blvd, better meeting Guideline s E3 ð The Sidewalk Level of Buildings & 

E4 ð Corners that Build Active Intersections . Alternatively, other back of house 

uses and service areas could have been pushed farther into the interior of the 
site to accommodate a transformer room in the building,  reducing the size of 
the central courtyard. Thus, by placing it in its proposed location, additional 

usable outdoor space is preserved, better meeting Guidelines D1 ð Outdoor 

Areas &  D3 ð Landscape Features.  Finally, since the utility will not allow a tre e 

to be pla nted in front of the transformer, and will not allow it to be enclosed by 
a fence , evergreen shrubs that will meet the L3 standard ñi.e., 6õ tall shrubsñ
are proposed around the transformer, which are allowed by the utility. This 
evergreen screen,  along with the overhead portions of the building immediately 
to the west of the transformer, help to ensure that the parking area is well -

integrated into the site (Guideline D4 ð Parking Areas and Garages).  
 

B. Purpose of the standard.  On balance, the pro posal will be consistent with the purpose of 

the standard for which a modification is requested.  

 
Findings: The standard is intended to help screen and hide òunsightly features 
which detract from the appearance of multi -dwelling residential areas.ó The 
pro posed evergreen screen, in all likelihood, will more completely screen the 
proposed electrical transformer than would low shrubs with trees, as required 
by the L2 standard. Thus, on balance, the purpose of the standard is met, and 
likely exceeded.  
 

Therefo re, this Modification merits approval.  
 
 

DEVELOPMENT STANDARDS  
 
Unless specifically required in the approval criteria listed above, this proposal does not have to 
meet the development standards in order to be approved during this review process.  The plans  
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior 
to the approval of a building or zoning permit.  
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CONCLUSIONS  
 
The proposed new five -story multi -dwelling residential building in the Albina Community Plan 
District responds well to its mixed -use context along the redeveloping NE MLK Blvd corridor. It 
incorporates high -quality materials on its exterior and helps to create  an active ground floor 
environment with large areas of glazing facing NE MLK Blvd and retail spaces at the northwest 
and southwest corners of the building. The requested Modifications to the spacing of long -term 
bike parking racks and to screening around the transformer also help to ensure that the active 
ground floor uses are as large as possible. The requested Modification to the parking lot 
perimeter landscaping standard and interior parking lot landscaping standard helps to create a 
more urban environm ent along the sidewalk, allowing the building overhead to better define the 
sidewalk edge, and create a more -useful interior courtyard space and play area for residents.  
 
The design review process exists to promote the conservation, enhancement, and contin ued 
vitality of areas of the City with special scenic, architectural, or cultural value. The proposal 
meets the applicable design guidelines and modification criteria and therefore warrants 
approval . 
 

ADMINISTRATIVE DECISION  
 
Approval of the proposed new f ive-story multi -dwelling residential building in the Albina 
Community Plan District , including exterior courtyard space and 29 parking spaces; and,  
 
Approval of three Modifications:  

1.  Parking area setbacks and landscaping ð Perimeter landscaping (33.266.130. G.2.d) and 
Interior landscaping (33.266.130.G.3)  ð Allow 6õ tall evergreen shrubs at the northeast 
corner of the property, screening the proposed electrical transformer, to substitute for 
required L2 landscaping along NE Ivy St and to substitute for requir ed L3 landscaping 
along the east property line (requires one additional tree along each lot line ). 
 
Allow two of the required interior parking lot landscaping trees to be provided in a 
central courtyard area, rather than in landscape planters directly adja cent to the 
parking lot.  
 
Allow a mixture of low deciduous and evergreen shrubs to substitute for required L2 
landscaping (requires 1 tree) between the parking lot and the lot line along NE Cook St.  

 
2.  Standards for all bicycle parking ð Bicycle racks (33.26 6.220.C.3)  ð Allow the required 2õ 

x 6õ space for each long -term bicycle rack to be reduced to 1õ-6ó x 6õ with racks hung 
vertically on the wall and staggered at 6ó vertically. 
 

3.  Screening ð Mechanical Equipment (33.120.250.C)  - Allow  6õ tall evergreen shrubs at 
the northeast corner of the property, screening the proposed electrical transformer, to 
substitute for required L2 landscaping  along NE Ivy St and along the east property line.  

 
And per the approved site plans, Exhibits C -1 through C -63 , signed and d ated 12/9/2016 , 
subject to the following conditions:  
 
A. As part of the building permit application submittal, the following development -related 

conditions (B through C) must  be noted on each of the 4 required site plans or included as 
a sheet in the numbe red set of plans.  The sheet on which this information appears must be 
labeled "ZONING COMPLIANCE PAGE - Case File  LU 16 -228504  DZM ." All requirements 
must be graphically represented on the site plan, landscape, or other required plan and 
must be labeled " REQUIRED."  
 

B.  The overhead door and the person -door on the south elevation, both of which open into the 
trash room, shall have translucent rather than clear glazing . 
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C. The side -wall louvered exhaust vents shall be colored to match the wall into which th ey are 
placed . 

 
Staff Planner:  Benjamin Nielsen  
 
 
Decision rendered by:  ____________________________________________ on December 9, 2016.  

            By authority of the Director of the Bureau of Development Services  

 
Decision mailed: December 14, 2016  
 
 
About this Decision. This land use decision is not a permit  for development.  Permits may be 
required prior to any work.  Contact the Development Services Center at 503 -823 -7310 for 
information about permits.  
 
Procedural Information.   The application for  this land use review was submitted on August 
22, 2016 , and was determined to be complete on November 1, 2016 . 
 

Zoning Code Section 33.700.080  states that Land Use Review applications are reviewed under 

the regulations in effect at the time the application  was submitted, provided that the 
application is complete at the time of submittal, or complete within 180 days.  Therefore this 
application was reviewed against the Zoning Code in effect on August 22, 2016 . 
 

ORS 227.178  states the City must issue a final decision on Land Use Review applications 

within 120 -days of the application being deemed complete.  The 120 -day review period may be 
waived or extended at the request of the applicant.  In this case, the applicant did not waive or 
extend the 120 -day review  period. Unless further extended by the applicant, the 120 days will 
expire on: March 1, 2017 . 
  
 
Some of the information contained in this report was provided by the applicant.  
As required by Section 33.800.060 of the Portland Zoning Code, the burden of p roof is on the 
applicant to show that the approval criteria are met.  The Bureau of Development Services has 
independently reviewed the information submitted by the applicant and has included this 
information only where the Bureau of Development Services h as determined the information 
satisfactorily demonstrates compliance with the applicable approval criteria.  This report is the 
decision of the Bureau of Development Services with input from other City and public agencies.  
 
Conditions of Approval.   If appr oved, this project may be subject to a number of specific 
conditions, listed above.  Compliance with the applicable conditions of approval must be 
documented in all related permit applications.  Plans and drawings submitted during the 
permitting process mu st illustrate how applicable conditions of approval are met.  Any project 
elements that are specifically required by conditions of approval must be shown on the plans, 
and labeled as such.  
 
These conditions of approval run with the land, unless modified by  future land use reviews.  
As used in the conditions, the term òapplicantó includes the applicant for this land use review, 
any person undertaking development pursuant to this land use review, the proprietor of the 
use or development approved by this land use review, and the current owner and future 
owners of the property subject to this land use review.  
 
Appealing this decision.   This decision may be appealed to the  Design Commission , which will 
hold a public hearing.  Appeals must be filed by 4:30 PM on December 28, 2016  at 1900 SW 
Fourth Ave.  Appeals can be filed at the 5 th  floor reception desk of 1900 SW 4 th  Avenue Monday 
through Friday between 8:00 am and 4:30 pm.  An appeal fee of $250 will be charged .  The 
appeal fee will be refunded if the appellant  prevails.  There is no fee for ONI recognized 
organizations appealing a land use decision for property within the organizationõs boundaries.  
The vote to appeal must be in accordance with the organizationõs bylaws.  Assistance in filing 
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the appeal and inf ormation on fee waivers is available from BDS in the Development Services 
Center. Please see the appeal form for additional information.  
 
The file and all evidence on this case are available for your review by appointment only.  Please 
call  the Request Lin e at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503 -823 -7617 , 
to schedule an appointment.  I can provide some information over the phone.  Copies of all 
information in the file can be obtained for a fee equal to the cost of services.  Additional 
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning 
Code is available on the internet at  www.portlandonline.com . 
 
Attending the hearing.   If this decision is appealed, a hearing will be scheduled, and you will 
be notified of the date and time of the hearing.  The decision of the Design Commission  is final; 
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 
days of the date of mailing  the decision, pursuant to ORS 197.620 and 197.830.  Contact LUBA 
at 775 Summer St NE, Suite 330, Salem, Oregon 97301 -1283, or phone 1 -503 -373 -1265 for 
further information.  
 
Failure to raise an issue by the close of the record at or following the final hea ring on this case, 
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that 
issue.  Also, if you do not raise an issue with enough specificity to give the Design Commission  
an opportunity to respond to it, that also ma y preclude an appeal to LUBA on that issue.  
 
Recording the final decision.    
If this Land Use Review is approved the final decision must be recorded with the Multnomah 
County Recorder. A few days prior to the last day to appeal, the City will mail instruct ions to 
the applicant for recording the documents associated with their final land use decision.  

¶ Unless appealed,  The final decision may be recorded on or after December 29, 2016  ð (the 

day following the last day to appeal).  

¶ A building or zoning permit wi ll be issued only after the final decision is recorded.  
 
 
The applicant, builder, or a representative may record the final decision as follows:  
 

¶ By Mail:  Send the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to:  
Multnomah County Recorder, P.O. Box 5007, Portland OR  97208.  The recording fee is 
identified on the recording sheet.  Please include a self -addressed, stamped envelope.   

 

¶ In Person:  Bring the t wo recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to the 
County Recorderõs office located at 501 SE Hawthorne Boulevard, #158, Portland OR  
97214.  The recording  fee is identified on the recording sheet.  

 
For further information on recording, please call the County Recorder at 503 -988 -3034  
For further information on your recording documents please call the Bureau of Development 
Services Land Use Services Division at 503 -823 -0625.   
 
Expiration of this approval.   An approval expires three years from the date the final decision 
is rendered unless a building permit has been issued, or the approved activity has begun.  
 
Where a site has received approval for multiple d evelopments, and a building permit is not 
issued for all of the approved development within three years of the date of the final decision, a 
new land use review will be required before a permit will be issued for the remaining 
development, subject to the Z oning Code in effect at that time.  
     
 
 

http://www.ci.portland.or.us/
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Applying for your permits.   A building permit, occupancy permit, or development permit may 
be required before carrying out an approved proje ct.  At the time they apply for a permit, 
permittees must demonstrate compliance with:  
 

¶ All conditions imposed herein;  

¶ All applicable development standards, unless specifically exempted as part of this land use 
review;  

¶ All requirements of the building code ; and  

¶ All provisions of the Municipal Code of the City of Portland, and all other applicable 
ordinances, provisions and regulations of the City.  

 
EXHIBITS  

NOT ATTACHED  UNLESS  INDICATED  
 
A. Applicantõs Submittals  
 1.  Original Narrative  
 2.  Original Drawing Package 
 3.  Revised Narrative, received 10/14/2016  
 4.  Revised Drawing Package, dated 10/14/2016  
 5.  Stormwater Report, received 10/14/2016  
 6.  Lighting Photometrics, received 10/14/2016  
 7.  Modification Request Narrative, received 10/18/2016, fee received  11/01/2016  
 8.  Revised Narrative, received 11/11/2016  
 9.  Courtyard Elevations, received 12/7/2016  
B.  Zoning Map (attached)  
C. Plans/Drawings:  
 1.  Title Page (for reference only)  
 2.  Table of Contents (for reference only)  
 3.  Vicinity Map (for reference o nly)  
 4.  Site Map & Context Photos (for reference only)  
 5.  Floor Area Ratio Diagrams (for reference only)  
 6.  Grading Plan  
 7.  Utility Plan  
 8.  Landscape Site Plan  
 9.  Landscape Area Plan  
 10.  Planting Plan  
 11.  Planting Plan Legend  
 12.  Plant Selection ( for reference only)  
 13.  Site Furnishing References (for reference only)  
 14.  Landscape Details  
 15.  Site & Ground Floor Plan (attached)  
 16.  Floor 02 Through 05 0 Plan  
 17.  Roof Plan  
 18.  Bicycle Plan  
 19.  Elevation ð West (attached)  
 20.  Elevation ð Nor th (attached)  
 21.  Elevation ð East (attached)  
 22.  Elevation ð South (attached)  
 23.  Building Section ð North/South  
 24.  Building Section ð East/West  
 25.  Wall Sections with Enlarged Elevations  
 26.  Wall Sections with Enlarged Elevations  
 27.  Wall Sectio ns with Enlarged Elevations  
 28.  Enlarged Elevations & Sections  
 29.  Enlarged Elevations & Sections  
 30.  Enlarged Elevations & Sections  
 31.  Details ð Exterior  
 32.  Details ð Exterior  
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 33.  Details ð Windows  
 34.  Details ð Windows  
 35.  Details ð Windows  
 36 . Details ð Windows  
 37.  Details ð Windows  
 38.  Details ð Exterior  
 39.  Details ð Exterior  
 40.  Details ð Exterior  
 41.  Details ð Exterior  
 42.  Details ð Exterior  
 43.  Details ð Exterior  
 44.  Ground Floor Reflected Ceiling Plan  
 45.  Exterior Lighting Plan  
 46.  Exterior Material References (for reference only)  
 47.  Exterior Material Palette  
 48.  Building View from Southwest (for reference only)  
 49.  Building View from MLK Blvd (for reference only)  
 50.  Product Cut Sheets ð Exterior  
 51.  Product Cut Sheets ð Exterior  
 52.  Product Cut Sheets ð Exterior  
 53.  Product Cut Sheets ð Exterior  
 54.  Product Cut Sheets ð Exterior  
 55.  Product Cut Sheets ð Exterior Lighting  
 56.  Product Cut Sheets ð Exterior Lighting  
 57.  Product Cut Sheets ð Exterior Lighting  
 58.  Product Cut Sheets ð Exterior Lighting  
 59.  Product Cut Sheets ð Windows & Doors  
 60.  Product Cut Sheets ð HVAC Equipment  
 61.  Product Cut Sheets ð HVAC Equipment  
 62.  Product Cut Sheets ð HVAC Equipment  
 63.  Courtyard Elevations  
D.  Notification information:  
 1.  Mailing list  
 2.  Mailed notice  
E. Agency Responses:   

1.  Bureau of Environmental Services  
2.  Bureau of Transportation Engineering and Development Review  
3.  Water Bureau  
4.  Life Safety  Review Section of BDS  

F. Correspondence:  
1.  Allan Rudwick, Land Use Chair, Eliot Neighb orhood Association, letter dated Nov 9, 

2016 and received via email Nov 30, 2016 ð general approval to project but objection to 
bicycle parking Modification  

G. Other:  
 1.  Original LU Application  
 2.  Incomplete Application Letter  
 3.  Incomplete Application Letter Follow -up Memo  
 4.  Applicantõs Response to Incomplete Application Letter & Follow-up Memo  
 5.  Neighborhood Contact Requirement Information   
 6.  Email re: Additional Modification, dated 11/22/2016  
 
The Bureau of Development Services is committed to p roviding equal access to 
information and hearings.  Please notify us no less than five business days prior to the 
event if you need special accommodations.  Call 503 -823 -7300 (TTY 503 -823 -6868).  
 
 
 



 

 

 



 

 

 



 

 

 



 

 

 


